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I. Executive Summary

Market Area Delineation
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o Average Build Year for Republic is 1996 suggesting the typical home is at the 
end of it
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II. Introduction
The purpose of this study is the presentation of information and general analysis of the Republic
housing market. This work is intended for use by decisionmakers in the private and public
spheres as the City continues to grow and change. While the focus of this study is not in making
recommendations, per se, there is a highly selective set of ideas for staff implementation that
have been included.  

Market Area Delineation

The market areas for this study were defined based on previously existing geographical
boundaries that represented the existing populations.  

Primary Market Area
The City of Republic municipal boundaries constitute the Primary Market Area for which
information is collected and analyzed. Republic covers 15.43 square miles of land and 138.4
miles of City-maintained roads.

Secondary Market Area
The Springfield Metropolitan Service Area (MSA) boundary creates the Secondary Market Area.
This area provides an appropriate focus for comparison as it encapsulates the greater region of
which Republic is a part. Furthermore, the confluence of transportation assets found in the City
of Republic provide travel options to anywhere in this region making appropriate it
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Submarkets
The Primary Market Area has been broken down into 10 Submarkets based on Census
geography to better explore the data. The City of Republic intersects with 4 Census tracts
(2010) in Greene County and 1 Census tracts (2010) in Christian County. These Census tracts
break down into Census block groups, 10 of which intersect with the City of Republic. The
intersecting polygons created by the Census block groups and the City
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Sourcing and Limitations of Study

This Study was conducted internally using the wide array of resources available to City Staff.
These resources consist of data taken from the Decennial Census (2010), the American
Community Survey (primarily the 5-year estimates based on 2013-2018), ESRI, and counts,
estimates, and data derived from the work product of City Staff. Demographic sections rely on
ESRI and Census Bureau data for population figures to ensure authenticity with other data
points presented from this source (age cohorts, household figures, etc.).
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The supply model depicted within this study is based on the existing and expected inventory of
subdivision lots. Demand elements are derived from the City

https://news.gallup.com/poll/311375/reviewing-remote-work-covid.aspx
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III. Demographics

Who Lives in Republic ?

Population
The population for the City of Republic is an estimated 17,525 residents for 2020 (ESRI).
At the beginning of the millennium Republic experienced a surge of growth of 55.8% for the first
decade (2000
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Age Cohorts
When considering an area
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The period of 2010
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result of losses in older age cohorts. Submarket 9 increased by +0.4 years (36.1 to 36.5) due to
increases in younger age cohorts, indicating inflow of young families.  

The Secondary Market had a lesser change, with median age increasing just 1.7 years.
However, the median age for 2020, 38, is actually higher than that of the Primary Market. For
Missouri the median age for 2020 was 39.3, which is a change of +1.5 from 37.8 in 2010. 

Republic
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When asked about their marital status 58.8% of Republic residents above the age of fourteen
responded that they are currently married, 14.3% are divorced, 4.8% identified as having been
widowed, and 22% have never married.  These figures are fairly stable across Submarkets

Looking at the Secondary Market and Missouri, the number of married respondents drops to
53.1% and 51.6%, respectively. Divorce figures were higher with 28.6% in the Secondary
Market and 30.3% for Missouri. Reporting for widowed individuals and those who have never
married showed no marked difference from the Primary Market. 

Education
The educational background of a population is an important component of its labor force. Such
information helps prospective employers judge the fit of a location
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The highest level of educational attainment for individuals (twenty-five and older) in the Primary
Market differs from that of the Secondary Market and state of Missouri. Overall, 34.9% of
Republic residents have graduated from college. This compares with 36.5% for those living in
the Springfield MSA and 38.3% for Missourians. 

Specifically, residents of Republic are more likely to have graduated high school, started (but not
finished) college, or received an associate
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the number of household members, their ages, and their employment eligibility. Income is
computed using job earnings, unemployment compensation, Social Security, alimony, child
support, and so on. Noncash benefits such as food stamps or public housing assistance are not
taken into account when determining total income.  

Poverty is most commonly reported in two ways. The first, is a numerical measure of how much
one is above or below the threshold, which provides a count of the populace experiencing
poverty. The second, is determined by creating a ratio of earned income to the threshold
income amount. In this manner, it is possible to represent how far above or below the threshold
a respondent
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Looking at poverty ratios it becomes possible to not only identify the areas of Republic where
poverty is less of a concern but to discern ratio ranges for percentages of the population. For
instance, the City of Republic has 1,227 residents, or 7.8%, with a ratio of less than 0.50, which
means that their income is less than half of the level that constitutes poverty. Two Submarkets
have higher percentages for that range. Submarket 5 has 410 residents, or 14.6% of its
population, in this ratio. Submarket 7 has 177, or 9% of its residents making less than half of the
income necessary to be considered at Poverty Level.  

On the other end of the income spectrum, 63.7% of Republic (10,069 residents) make more than
double the poverty level income
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Households in Republic

When considering the housing market, it is necessary to examine data and trends relating to
households. A household is considered to be the group of people residing in a given dwelling
unit. This is the key unit representing use of the housing market
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Between 2000 and 2010 the annual growth rate of households was 4.52% as the total number
changed from 3,589 to 5,582. The average size of a household unit was 2.65. The annual
growth rate from 2010 to 2020 for households (1.46%) tracks just below that of the population
(1.55%), as the household count reached 6,479. The lower rate can be accounted for by the
slight increase in household size, which rose from 2.65 to 2.68 during this period. Projections
continue this trend. By 2025 the number of households is expected to reach 6,859 with an
annual growth rate of 1.15%. Again, this rate is just below that of the population (1.17%).
Average household size is expected to raise very slightly by 0.01 to 2.69 members per
household.  

The Secondary Market showed no change in its average household size of 2.42 during the
period of 2010 to 2020. This figure remains static as the market is projected to 2025. The
average household size for the state of Missouri falls by 0.01 for the period of 2010-2020 from
2.45 to 2.44.  The 2025 projection shows it remaining stable at 2.44.
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Tenure
Ownership status of a household
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do not always match quite so well, the general trend holds, for the most part, across the
Submarkets. It is also worth noting that the losses in population that occurred between 2010
and 2020 in Submarket 5 can be, in part, matched to the losses in family households. Here,
family households fell from 900 in 2010 to 851 in 2020 while non-family households held steady
at 344.

The Springfield MSA and state of Missouri follow a similar pattern to Republic with a continued
gradual increase in the number of non-family households. In 2010 Secondary Market split
between non-families and families was 35% to 65%. By 2020 this spread shifted in favor of non-
families by 0.9%, raising their share to 35.9% and bringing the family household portion to
64.1%. By 2025, the increase in the number of non-family households is expected to continue,
bringing their share up another 0.3% to 36.2% and lowering that of families to 63.8%.

Missouri
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Family Size
Examining family households by their number of members over time provides a more detailed
accounting of how the average size of families, as well as households, are increasing.  

Data collected in 2010 and 2018 show a decrease in two-person and four-person families for the
Primary Market Area and a general rise for three-, five-, and six-person families. Large families
of seven-or-more dropped by more than two-thirds. The general trend appears to be growth in
early and established families. Additionally, the gains in six-person families indicate a possible
rise in multi-generational households.  

Household Finance

The financial position and patterns of residents influence the demand of the housing market by
setting purchase price. As their financial prospects increase, buyers may consider homes of
higher quality or larger size either for purchase or rent.

Household Income
The distribution of household income is expected to change favorably from 2020 to 2025. The
Republic Household Income chart depicts the number of households in each income range for
both years. There is a clear trend of movement up for income during this period. The lower
three ranges, extending to $34,999 all lose proportional share from one year to the next. The
$35,000 to $49,999 range stays roughly the same. The five highest ranges each grow in
proportional share. Taken together this data indicates that incomes are predicted to skew
higher for Republic residents. Specifically of note are the $100,000 to $149,000 range and the
$150,000 to $199,999 range. The number of households in the former is predicted to grow by
more than 10%, while the number of households in the latter shows 47% growth. 
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Comparatively, figures for the average and median incomes in Republic fall between those of
the Springfield MSA and Missouri. Republic
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Housing Cost as a Portion of Income
According to the Census Bureau, a commonly accepted rule for budgeting asserts that the
typical household should seek to limit the portion of income spent on housing to 30% or less. In
doing so, the household should have adequate money to set aside for discretionary spending.
This rule applies to both homeowners and renters.  

For renters these costs are limited to the gross rental payments and utilities, if separate. For
homeowners, determining this figure can be more complicated as it includes concerns such as
mortgage payments, utilities, and various types of insurance. The Census Bureau includes
these necessary expenditures when assessing household costs.  
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Republic homeowners without mortgages, unsurprisingly, fare the best when looking at which
group spends more on housing. As a group, homeowners tended to have lower proportional
housing costs than renters. More than two-thirds of homeowners without mortgages and more
than half of those with mortgages have housing costs of less than 20% of their overall income;
compared with less than one-third of renters. On the other end of the scale, about 20% of
renters pay at least half of their income in housing costs compared to 7% and 8% of
homeowners with and without mortgages, respectively. As expected, examination of this data
by Submarket shows that renters paying a lower proportional share of their income are more
likely to be in Submarkets where housing assistance is available.  

Housing Value
Housing values measure the actual worth of the home and are based on assessment figures.
Housing data provided by ESRI offers the number of homes in various value ranges for 2020
and projections for 2025. Looking at these values charted by market for 2020 one thing is
immediately clear: Republic has a large percentage of its homes in the $100,000 to $149,999
range. In fact, a third of all homes in the City fall in this range. This is more than 10% higher
than the Springfield MSA (22.8%) and almost double that of Missouri (17.9%). Figures in higher
end ranges, all the way from $250,000 to $749,999, are lower for Republic than other markets.
Also of note is the smaller number of homes for Republic in the lowest range of less than
$50,000.  
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Both median and average values are lower in Republic than both Springfield MSA and Missouri.
Median values for the City are about 10% lower than Springfield MSA and 13% lower than
Missouri. Median values are projected to tighten the gap between other markets by 2025
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Over time home values are expected to normalize. This is due to a couple of factors. First,
home values are anticipated to increase and, as a result, homes in one range will graduate to
the next category. Second, the market should respond to regional outliers such as an
abundance or dearth of homes in a particular range. Future developments are expected to take
supply into account as they plan new projects.

Gross Rent
For Republic renters the rent tends to be higher than for those in the Springfield MSA. Gross
rent in the Primary Market was $808 in 2018 and had remained fairly stable from the preceding
years
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Gross rent has also been tracked as across markets. Generally, Republic has a lower number
of units in the lower and middle price ranges than either Springfield MSA or Missouri. At the top
end, however, Republic has much higher percentages
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1For the purposes of this section, 



~ 30 ~

The City of Republic refers to these as attached single-family homes. This arrangement more
readily facilitates the sale of these dwellings to separate parties. For the purposes of this study,
attached single-family homes are treated as duplexes.  

Multi-family dwellings are structures approved to hold more than two households. The
arrangements typically found in Republic are apartment complexes and groupings of attached
homes (duplexes, triplexes, quadplexes, etc.) occupying the same lot. Newer multi-family
developments tend to be of the apartment complex-style, assumedly because this a more
efficient use of land.  Multi-family dwellings account for 14.5% of the City
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Permit data showing new permits that were issued by the City gives us an idea of market growth
over time. As the increase in population would suggest, the number of permits issued for new
homes shows a positive trendline since data collection began in 1974. While this data is helpful
to track the rate that new homes come onto the market, its usefulness is limited by the nature of
subdivision development, which operates outside of the calendar year. A given development is
likely to begin a year or more before construction starts on its related homes. This creates a lag
between the appearance of platted lots and that of finished homes. 

Starting in 1996, the City began to see increases in new residential construction permits issued
that would be reflected in the subsequent Decennial Census. Permit figures increased yearly at
an average rate of 14.3%, starting from 85 in 1996 and eventually topping out at 255 in 2006.
The end of this period coincides with the point in time where Republic saw the effects of the
Great Recession, which were visible throughout the City in the form of unfinished homes on lots
and platted subdivisions where infrastructure installation would remain only partially completed
for a decade. The numbers drop regularly for the period of 2007- 2012. For 2012 there were
only 59 new residential construction permits issued
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Vacancy rates for the City of Republic are strikingly low. Starting at 4.3% in 2016, vacancy has
fallen to 1.9% by 2019. This figure reflects the absence of owner-occupied homes on the
market and a middling vacancy of rentals. In contrast, the Secondary Market vacancy rate for
2019 is a much healthier 7.5%, while Missouri
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Multi-Family Dwellings

Republic has a healthy inventory of multi-family dwellings representing around 15% of the total
housing market. According to the Department of Housing and Urban Development, of the City
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City. This area is bounded by Main Street to the east, West Avenue to the west, US Highway 60
to the south, and Wade Street to the north.  
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2 Due to the unique category in which group homes exist, they were used in calculation of 
demand but will not be discussed in the analysis.
3 3% is considered a rule-of-thumb target for housing market vacancy where enough supply 
exists to provide choice without creating a glut on the market.

V. Demand
Determining the state of the housing market requires a calculation of demand for the primary
market. Demand is considered met when it equals the available supply. For the purposes of
this study, housing market demand is measured in households while supply is represented by
dwelling units. In order for the market to reach a state of equilibrium all households in the
market would need to find a dwelling unit. This is further complicated by the specific housing
needs and preferences held by those customers, relating to issues of quality and quantity. 
Potential homeowners are looking for a home that meets their requirements for size, quality, and
amenities. Someone in the market for a four-bedroom home is unlikely to purchase one with
only two-bedrooms. Furthermore, a household
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single, two-, and multi-family units based on the City
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Market Gap Analysis

By 2025, the City of Republic is projected to need a total of 8,442 dwelling units in order to serve
the 8,147 households expected to live here. This figure accounts for the projected vacancy rate
of 3.5%, which represents 295 unoccupied units. To reach the projected amount of housing
needed, 1,132 dwelling units would have to be completed by 2025. Of the required units, 512,
or 45%, are already accounted for as
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VI. Recommendations
The City of Republic practices a hands-off, market driven approach to housing development.
Decisions about land use at the parcel level are best made by the actors with the greatest
degree of buy-in
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such potential energy requires accessible information. Making sure this information is accurate
and available can be the difference that draws new investments to the community.  

One enormous resource that is underutilized concerns the residential data collected by the
BUILDS Department. This information currently informs decisions made by the City, as it
should. However, efforts should be taken to further refine the information being collected, the
collection process, and the available forms of output. The department must continue to focus on
efforts to provide residential market information in real time and to find new and inventive ways
to make that information accessible.

Cost-Analysis Process Development
The City of Republic currently has a high ratio of undeveloped to developed property partly due
to the addition of Republic North (previously the former Village of Brookline). Most of this
property exists on the peripheral of the City
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Appendix A 
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Appendix B 
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Appendix C 
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Appendix D 
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2002 178 1 0.6%

2003 169 9 -5.1%

2004 215 46 27.2%

2005 244 29 13.5%

2006 255 11 4.5%

2007 145 110 -43.1%

2008 81 64 -44.1%

2009 69 12 -14.8%

2010 79 10 14.5%

2011 98 19 24.1%

2012 59 39 -39.8%

2013 72 13 22.0%

2014 92 20 27.8%

2015 114 22 23.9%

2016 112 2 -1.8%

2017 101 11 -9.8%

2018 107 6 5.9%

2019 163 56 52.3%

2020 131 32 -19.6%

Average 98
Average of last twenty years
Average of last decade 104.9
Average of last five years 122.8
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Appendix E 
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Appendix F 
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